
CITY OF LODl 
INFORMAL INFORMATIONAL MEETING 

“SH I RTS LE EVE” SESS I 0 N 
CARNEGIE FORUM, 305 WEST PINE STREET 

TUESDAY, AUGUST 13,2002 

An Informal Informational Meeting (“Shirtsleeve” Session) of the Lodi City Council was held Tuesday, 
August 13,2002 commencing at 7:03 a.m. 

A. ROLL CALL 

Present: 

Absent: Council Members - Land 

Also Present: 

Council Members - Hitchcock, Howard, Nakanishi, and Mayor Pennino 

City Manager Flynn, City Attorney Hays, and City Clerk Blackston 

B. CITY COUNCIL CALENDAR UPDATE 

City Clerk Blackston reviewed the weekly calendar (filed). 

C. TOPIC(S1 

C-I  “Regional Housing Needs Allocation” 

Community Development Director Bartlam explained that the San Joaquin Council of 
Government’s (SJCOG) mission is stipulated in state housing law and it is charged with 
distributing regional housing needs throughout the County. He reported that at the end of 
2002 SJCOG is expected to approve an allocation process and method that the City will 
use to accomplish its housing element update. The methodology that San Joaquin 
County uses was derived from the Association of Bay Area Governments (ABAG). The 
ABAG model looks at both housing and employment projections to determine what each 
community’s fair share of future housing needs might be. He stated that the housing 
element update is a “planning exercise” and is not meant to be a production goal. The 
City is not expected to have to build all the units that will be shown as its fair share of 
housing needs. 

Council Member Howard pointed out that SB 910 relates to penalties on jurisdictions that 
fail to achieve certification of their housing element. 

Mr. Bartlam replied that Lodi’s current housing element is not certified by the State 
Housing Community Development Department. He acknowledged that the senate bill 
adds a penalty phase and gives the State Housing Community Development Department 
far more power than what it has had in the past. He noted that SB 910 is being vigorously 
opposed by local government and the League of California Cities. The bill was recently 
delayed in the Assembly Housing Committee. 

With the aid of overheads (filed) J. D. Hightower, City Planner, reported that in 1990 there 
was a projected need of 36,277 dwelling units that need to be constructed within the 
County according to the growth models employed by the State Housing Community 
Development Department. It is projected that by 2008 there will be 23,103 households in 
Lodi and approximately 35,000 jobs. Using this projection, Lodi’s fair share of housing 
would be 4,014 dwelling units. It was determined that a family of four with low income 
could afford $887 per month, and those considered very low income could afford $554 
per month on housing. Mr. Hightower reported that 26.3% of owner-occupied units in 
Lodi spend more than 30% of their income on housing and 44.2% of renters spend more 
than 30% of their income on rent. 

Mayor Pennino commented that 30% of average social security income for senior citizens 
amounts to $210 per month. 
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Mr. Hightower continued his report and noted that Lodi is under no obligation to provide 
the fair share units; however, it is a goal that the City should try to accomplish. He stated 
that there is enough capacity under the City’s growth allocation plan to accommodate the 
units and commented that no obstacle exists, it is based on the market. 

In response to Mayor Pennino, Mr. Bartlam reported that Lodi has 55% homeowners and 
45% renters. He explained that during the decade of the 1990s there were no multi-family 
rental housing projects approved or built. Older single family dwellings are not being 
resold for owner occupancy, they are being rented. 

In answer to Mayor Pro Tempore Hitchcock, Mr. Bartlam stated that the City mirrors the 
County percentages. He reported the following 2000 census statistics for Lodi: 24.7% 
very low income; 17.1 7% low income; 18.52% moderate; and 39.62% above moderate. 

Mr. Bartlam explained that the next step is for each of the communities in the County to 
make comments relative to the allocation process. The SJCOG board will then take up 
the matter for final adoption at the end of the year. Once the City has the SJCOG 
adopted number for the community, staff can update the housing element. During this 
period, staff will begin the consultant selection process. He noted that the current year’s 
budget has funds available to hire a housing specialist to assist staff in generating the 
housing element, which needs Council adoption by December 2003. 

Council Member Howard suggested that Lodi’s comments include: 1) continued 
opposition to SB 910, and 2) emphasis of the fact that Lodi has adopted a 2% growth 
rate, which should be recognized in the process for compiling the data. 

In response to Council Member Nakanishi, Mr. Bartlam believed that focus should be 
placed on actually producing housing, rather than housing elements. He stated that a unit 
for a two- or four-person family in Lodi cannot be built and rented for $400 a month 
without either subsidizing the land cost, construction, or cost to provide services. 

Council Member Nakanishi commented on the following obstacles and issues related to 
affordable housing: 
0 NIMBY (not in my backyard) - residents are often opposed to apartments being built 

near their property. An effort should be made to educate the public about the need 
for apartments. 
State law requires prevailing wages, which increases costs. 
Insurance issues inhibit construction of condominiums. 
City ordinances add burdens to building homes; he suggested not charging permit 
fees for affordable housing. 
Bay area homes are priced high because of greenbelts, and the influx of these 
residents into the valley has increased home prices here. 

0 

0 

0 Interest rates are increasing. 

Mayor Pennino asked Mr. Bartlam to present today’s topic information to the Board of 
Realtors and get input from them. 

PU BLlC C 0 M M E NTS : 
Eileen St. Yves did not believe that any communities in California would be able to 
meet the desired housing and element plans that the State would like them to have. 
Five bills are currently pending, which may serve to put rental housing owners out of 
business. She reported that rental housing owners provide 60% of the housing for 
the population of California. 

In reply to Mayor Pennino, Ms. St. Yves stated that her one-bedroom apartments rent 
for $595 and $61 5 per month. The citywide average is $680. 
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0 Debbie Olson representing the League of California Cities warned that a bill similar to 
SB 910 is being considered tomorrow and encouraged a City staff member to attend 
the committee meeting. 

John Beckman reported that a $3.5 billion State housing bond will be on the ballot in 
November for the purpose of subsidizing projects, with priority given to infill and 
Brownfield projects. 

Mr. Bartlam pointed out that State housing bond money goes to communities with 
adopted housing elements, consequently it is a source of funds which Lodi has no 
ability to tap. 

0 Tammy Jenks stated that she and her husband own a couple of rental properties in 
Lodi and are members of the Renters Association of California. She noted that some 
of the pending laws will discourage people from getting into the rental business. Most 
members of the Association are older individuals who are tired of fighting the 
government. She projected that when their children inherit their parent’s properties 
they will sell them immediately, which will make housing affordability issues even 
worse in the future. 

D. COMMENTS BY THE PUBLIC ON NON-AGENDA ITEMS 

None. 

E. ADJOURNMENT 

No action was taken by the City Council. The meeting was adjourned at 8:16 a.m. 

ATTEST: 

Susan J. Blackston 
City Clerk 
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Mayor's & Council Member's Weekly Calendar 

WEEK OF AUGUST 13,2002 
Tuesday, August 13,2002 

7:OO a.m. 

1 1 :00 a.m. 

Shirtsleeve Session 
1. Regional Housing Needs Allocation (CD). 

Pennino. 24th Annual Blessing of the Grapes a t  Woodbridge 
Winery. 

Wednesday, August 14,2002 

530  - 7:OO p.m. Pennino, Hitchcock, and land. Grand Re-Opening and 
Ribbon Cutting for the Discovery Center at Lodi Lake Park. 

Thursday, August 15,2002 

330 - 7:30 p.m. Pennido and Howard. Reception to honor citizen volunteer 
service and retirements on various boards and commissions, 
committees and organizations. Wine & Roses  - Outdoor 
Pavilion. 

6:OO p.m. Hitchcock. CVD Quarterly Dinner Meeting hosted by the 
City of Chowchilla. 

Friday, August 16,2002 

1O:OO a.m. LAFCO Committee meeting. Board of Supervisors 
Chambers, 7th Floor Courthouse, 222 East Weber Avenue, 
Stockton. 

9:30 - 12:30 p.m. Hitchcock and land. Policy Committee Meeting a t  
Sacramento Convention Center, 1440 J Street, Sacramento. 

6:OO p.m. Pennino, Hitchcock, and land. Lodi Grape Festival Annual 
President's Dinner in C.S. Jackson Hall on the Festival Grounds. 

Saturday, August 17,2002 

Sunday, August 18,2002 

Monday, August 19,2002 

Disclnirrrcr: This cnleridnr corrtnirrs oirlv iiiforrwafion tlint was provider? to the Citv Cierk 's office 
council\misc\mcalndr.doc 



CITYOFLODI J 1 COUNCIL COMMUNICATION J 
AGENDA TITLE: 

MEETING DATE: 

PREPARED BY: 

Regional Housing Needs Allocation 

August 13,2002 (Shirtsleeve Session) 

Konradt Bartlam, Community Development Director 

RECOMMENDED ACTION: Comment on the Regional Housing Needs Allocation deve,Jped 
by the Council of Governments. 

BACKGROUND INFORMATION: The Regional Housing Needs Allocation is set by the State 
Department of Housing and Community Development (HCD). 
Essentially this allocation represents an estimate of total housing 
units that need to be built within a region to accommodate 
expected growth. 

The attached memo from the Council of Governments outlines the regulatory context for the allocation 
process. This goal then is divided amongst the individual cities by size. Lodi’s “fair share” of this regional 
goal is 4,041 or 505 units per year. Last year, 2001, the Lodi market produced 325 units (321 single 
family and 4 duplex). The ten-year average supply of units produced is 240 units per year. While private 
development has not supplied this amount in the past there is no evidence to point towards a greater 
market demand. However, it is important to recognize that the growth ordinance has enough capacity, in 
the form of unused allocations, to accommodate our “fair share”. 

In determining a proportionate fair share, the Ripon City Council inquired about the impacts created by 
slight modification of the model that the COG used in drafting the allocations for each city. The current 
COG model assumes that every city should move 50% towards the countywide average of affordable 
units for very low, low and moderate families. Ripon inquired into the impact of each city moving towards 
the average 20% and 40%. As indicated on the last table, the impact to Lodi is minimal with a total 
difference of 15 units overall - 3,999 to 4,014 dwelling units respectively. 

The next step is to start work on the Housing Element of the General Plan. The Housing Element needs 
to be certified by HCD by December 2003. This state agency checks the Housing Element for 
consistency with our “fair share“ of the regional housing allocation. As a mandatory element of the 
General Plan, a new housing element may have impacts to other elements of the General Plan. The 
question is the extent of the impacts and if a new housing element will necessitate policy amendments to 
other elements of the General Plan. Staff recommends that the City start the consultant selection 
process for the Housing Element in the two to three month timeframe, so that work can commence once 
COG adopts the final allocation number by the end of this calendar year. 

The undertaking of a certified housing element is an important task for a number of reasons. The 
housing element provides the framework of how Lodi will respond to the need for affordable housing for 
residents. As a job rich area, we need to develop a plan of how to house the people working in our 
community. Ideally the home prices in Lodi would correspond to the wages earned by families. 

1 APPROVED : 
H. Dixon Flynn -- City Manager I regional housing allocation shirtsleave.doc 08/07/02 
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Having a balance between the wages earned and the price of housing is a key towards the three points 
of sustainable development - environment, economic and social. Environmentally having this balance 
would help reduce the air pollutants emitted and the run-off associated with ever widening roadways. 
Having housing affordable to a wide range of workers is a key factor in site location for industry as well 
as allowing residents to have additional discretionary income to spend in town. Most importantly, by not 
having to commute from other cities, people can spend more time with their families and establish an 
affinity for Lodi. 

FUNDING: None required. 

Konradt Bartlam 
Community Development Director 

Prepared by: 

JDH 

Attachments 
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M E M O R A N D U M  

RECEIVED 

JUN 2 7  2002 
COMMUNl'IY DEVELOPMENT DEPT. 

crry OF LoDl 

TO: Community 

FR: Andrew T. 

RE: Regional Housing Needs Allocation, 200 1-08 

DT: June 21,2002 

The COG is mandated by California government code section 65584 to allocate 
housing needs to its local jurisdictions. The law was recently amended to establish a 
staggered four year preparation cycle for regions around the state and a new due date 
for the allocation per region. By state law, COG must submit an allocation to the 
California Department of Housing and Community Development WCD) by December 
3 1,2002. Local jurisdictions are required to incorporate the final allocation into an 
updated general plan housing element which must be submitted to HCD by December 
31, 2003. 

Enclosed is the draft Regional Housing Needs Allocation, 2001-08 that COG is 
circulating to its member jurisdictions for review and comment. Comments and 
requests for revisions must be received by COG no later than August 22, 2002 
at 5 p.m. 

We appreciate the input that your staff has provided us in preparing this draft 
allocation. We look forward to receiving any additional comments you may have. If 
you have any questions about this matter, or would like to discuss it further, please feel 
free to contact Steve VanDenburgh, Senior Regional Planner of COG staff at (209) 
468-3913. He would be happy to discuss the regional housing needs process with you. 





Draft Regional Housing Needs Allocation, 2001 -08 

1.0 Introduction \ Background. Preparation of the Regional Housing Needs Allocation is 
mandated by California government code section 65584. The law requires that the California 
Department of Housing and Community Development (HCD) project housing construction needs at 
the county level. HCD utilizes population and employment projections from the COG s Regional 
Transportation Plan and the Department of Finance’s most recent projections as the basis for their 
projections. COG is mandated to allocate the housing needs prepared by HCD to the unincaporated 
area and municipalities within the county by income category. For this cycle, the allocation covers the 
period fiom January 2001 through June 2008. Units built between January 1,2001 and adoption of 
the plan will be credited towards the allocation. COGs allocation must be received by HCD by 
December 3 1, 2002. Local jurisdictions are required to incorporate the allocation into an updated 
general plan housing element, which must be submitted to HCD by December 3 1, 2003. 

1.1 Previous Allocation. The last time a housing needs allocation was adopted by COG was in 
1991. It covered the period 1990-1997 and was called the “Fair Share Housing Plan”. Changes in the 
law in the mid- 1990s exempted COGs from preparing an allocation for the mid- 1990s cycle. The law 
was recently amended to establish a staggered four year preparation cycle for regions around the 
state, and a new due date per region. Six of the San Joaquin Valley counties are in the current cycle. 
Fresno and Kern counties and the Sacramento region adopted their local-level allocations in the fall of 
200 1. The Bay Area allocation was adopted by the Association of Bay Area Governments ( B A G )  
in March 2001. 

1.2 Projected Housing Need for San Joaquin County. HCD notified COG on January 14,2002 
that the range of housing unit needs for San Joaquin County for the period 2001-08 is between 
39,569 and 45,621 units. This distribution is a 13% and 5% reduction in units, respectively, 
compared to the preliminary determination of housing needs presented to COG in September 2001. 
The reduction resulted from a letter San Joaquin COG sent to HCD in late December asking that they 
reconsider the units distributed to San Joaquin County. The COG pointed out that HCD based their 
preliminary determination on the Department of Finance’s population projections, which are higher 
than the projections that have been adopted by the COG Board for use in the Regional Transportation 
Plan and air quality conformity determination. The COG also pointed out that the county has a 
significant in-migration population from the Bay Area, impacting the number of high end houses that 
are built in the county, which can create a perception that there is a greater projected need for low 
income housing than is actually justified by demand. 

HCD distributed the housiig units among four household income categories using historic rates of 
household formation (see Section 4.0, Regional Housing Needs Determination). For example, the 
2000 census shows that 24% of the households in San Joaquin County had “very low” incomes based 
on a regional household income of $41,282. Therefore 24% of the housing units allocated for the 
2001-08 period must be accessible to households in this income category. The COG must maintain 
these percentages and the corresponding number of units on a countywide basis as it allocates units to 
the local jurisdictions. 

1.3 Household Income Category Definitions. The household income category definitions that 
units were distributed to are : 

1-1 



Very Low: 
LOW: 

Moderate: 
Above Moderate: 

Income not exceeding 50 % median family income in the county 
Income between 50% and 80% of median family income 
Income between 80% and 120% of median family income 
Income above 120% of median family income 

1.4 Units are Goal Numbers. The units to be allocated are not a forecast of building or housing 
permits, nor axe local agencies responsible for constructing housing. The numbers are “goal numbers” 
and are not meant to match, and often exceed anticipated growth in housing units. 

1.5 Factors for Consideration. The law requires that COG take into consideration, among other 
things: 

0 

rn employment opportunities 
a 

commuting patterns 

farm housing needs 

the market demand for housing 

the availability of suitable housing sites and public facilities 

the type and tenure of housing need 

COG is not allowed to consider local constraints that may prevent jurisdictions from receiving a “fair 
share” allocation of housing units. These constraints include local growth ordinances. The statute 
also requires that the allocation not perpetuate the concentration of low income housing in any 
jurisdiction within the region. 

1.6 Methodology for Allocation to Local Jurisdictions. COG has prepared a draft allocation 
using the “low” end of the housing unit range. The methodology used was adapted fkom the nine- 
county Association of Bay Area Governments’ allocation process. The goals of the methodology are 
to promote a jobsulousing balance by equal weighting the allocation to jurisdictions based on where 
employment growth is expected to occur in the county and where household growth is expected to 
occur. The methodology also requires each jurisdiction to move 50% of the way towards the regional 
average of each household income category over the 2001-08 period to avoid perpetuating the over- 
concentration of low income units in any one jurisdiction. Minor manual adjustments are made to the 
local allocations resulting from the formula methodology to exactly match the countywide household 
income percentages and units distributed by HCD. 

Applying this methodology to the low end of the acceptable range, COG staffhas calculated the draft 
regional housiig needs allocation shown in Section 5 .O. Draft Allocation, 

A worksheet showing the calculations for each jurisdiction and supporting data are attached. Perthe 
requirements of the statute, COG has also attached government code section 65584 and HCD’s 
projection of housing needs for San Joaquin County. 

1.7 COG Contact. Persons with questions regarding the draft allocation and allocation process 
may contact Steve VanDenburgh, Senior Regional Planner at (209) 468-39 13. 

1 - 2  



Regional Housing Needs Determination 
January 2001 - July 2008 

for 
San Joaquin County 

Using 2000 Census Household Income Data I 
Housing Units 

Bv Income D %L lQ!iY Mlddle istri bution . .  . 

Very Low 24 Yo 9,497 10,949 

Low 16% 6,331 7,299 

Moderate 18% 7,122 8,212 

Above Moderate 4.2% lfim 19.161 

100% 39,569 45,621 

A 1  



Household UNINCORP. TOTAL, SJC 
Income Category ESCALON LATHROP LODI MANTECA RIPON STOCKTON TRACY AREA REGION 

Vety Low 109 188 990 785 228 4,934 1,178 1,085 9,497 

Low 78 158 664, 651 181 2,972 91 4 714 6,331 

Moderate 84 189 738 745 206 3,277 1,054 829 7,122 

Above Moderate 219 494 1,622 1,643 593 6,897 3,323 1,828 16,619 

Totals 491 1,029 4,014 3,823 1,208 18,081 6,469 4,455 39,569, 

n 



Attachment m.a- . 

Calcuhtions' for Determination of ''LOW" Regional Rousing Need 
fo? San Joaquin County 

for b n u s r y  2001 to July 2008 

Calculate Housioe Units Needed for End of Planninr Period: 

* 1) 
Juiy 2008 Owner Households = July 2008 households * Ownership Rate in 2000 

222,927 houieholds for July 2008 using the Tow" series €or counry 
60.38% is the 2000 ownership share 
134,603 Owner Households = 222,927 households * 6038% 

July 2008 Owner Units Needed = July 2008 Owner Househotds / (100% - owner vacancy rate) 
The vacancy allowance is calculated using the lesser of 2% or thc average1990/2000 vacancy rafe 
of 150% 
136,652 owner units = 134,603 Owner Households /(100%-150%) 

2) 
July 2008 Rentcr households =July 2008 households * Rentenhip Rate in 2000 

222927 households for July 2008 using tht "Low" series for couuty 
39.62% is rhe 2000 rcntmhip sharc for county 
88,324 Renter Households = 222,927 households * 39.62% 

July ZOO8 Renter Units Needed =July 2008 Renter Households I ( 100% - vacancy rate for renters ) 
Tbe vacancy allowance is calculated using thc Iesser of 6% or a-n average t 990/2000 vacancy z a s ~  
of 4.20% 
92,197 renter units = 38,324 renter households / (100%4.20%) 

3) 
Needed Permanent Housing Stock in July 2008 = ( Owner Unih Needed C Renter Units Needed ) 

228,549 permanent housing u n i t s  136,652 Owner Units + 92,197 Renter Udts 

Calculate Additional Units PJeeded for Permanent Rousin~: 

4) 
Permanent Housing Stock in 2000 =! ( Owner Occupied Units 2000 + Renter Occupied Units 2000 3. 
Vacant Owner Units 2000 +Vacant Rental Units 2900 ) 

Owner OccupiedUnia 2000 = 109,667 
Rcnfal Occupied UnirS; 2000 = 
Owner Vacant Units 2000 = 
R e d  Vacant Units 2000 = 
Pcr,manent Stock = 185,851 

7 1,962 
1,354 
2.858 

5) 
Pcrmnnent Units as share of Housing Stodc = Permanent Units I Total Hauaing units 2000 

1 89,160 = Total Homing Units 2000 
Permanent Housing Share 98.25% = 185,851 P e r m a a t  Stock / 189,160 Total 2000 Housing 
IJIliU -. 

Page 1 af3 
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. Calculations USE data particular to this county. See Key Variables section of Attachment IV, Mcthodclogy. 

Modified Low for San Jonquin County 



6) 
Permmneot Housing Stock in January 2001 = Total Units on Januay 2001 * Permanent Housing 
Stock Share from ZOO0 

188,!305 Pcrmanem Housing units h 2001 = 192,268 Total DOF Units J w q  01 * 9825% 

7) 
Additlonal Units Needed of Permanent Housing =Permanent Housing Stock in Juiy ZOOS @om step 
#3) - Permanent Rousing Stock in January 2001 @om step #6) 

39,944 Net pew Units Nccdcd = 228,849 permanem Units m 7/2008 - 188,905 thost in 2001 

Cnlcnlate Units Needed to Replace Normal Loss o f  Units 2001 to 7/2008: 

8) 
A n n 4  Average of units e t i n g  2001 to 7/2008 = (Units in 2001 +Units in 7/2008)12 

208,377 avenge units annually = (138,905 units in 2001 + 228,849 unib in 7/2008) I 2 

Loss of Units per year = (Average existing unib 2001 to 712008) * m e m o d  Factor 0.002) 
Total years for Jxmary 2001 to July 2008 = 7.5 years 
418 removals per year - 208,877 average units ,002 

9) 
Normal Loss of units 2001 tn 7R008 = Loss per year * 7.5 years, Capped at 25% of Need 

3,133 Replaccmcnt Units Needed over plmmg period = 418 removals per year * 7.5 
3,133 RepIacement Units Capped at 25% of Need = lesser of 3,133 or (225 * 39,944 & o m  mep 
wr) 

Calculate Units, if anv hlstorjcallv. that nould be provided on American Indian Tribal Lnnds: 

1 0) 
0 Units on Tribal lands In 2000 = 0.00% % shnre of the 2000 permanent stock laS,35l (fiom ’ 

3rep w1 
0 Tribal Units as share ofNeed for 2001-712008 = 

O.OO%% * ( 39,944 Net Units Xeeded fromstcp #7 + 3,133 h r k e t  Rcmovals step #B) 

Determine Reeional Housinp Vetd ZOO1 to 7/2008 

11) 
Regional Housing Need 2001-7i2008 = Net Units Needed for Permanent Housing Stock (step #7) + 
Replacement far Market Removals 1001 t07L2008 (step #9) - Units for T n i d  Lands (from step #lo) 

= 39,944 Units Needed + 3,133 Replacements - 0 Tribal Unit Share 

Modificition of Rerianil Need Based w o n  Proiections by the Countv: 

Reduce the Regional Need by tbe relationship o f  the County’s Households to the adjusted DOF 
Households: 

a) County’s projection for tom1 population is accepted if it is not less thaa 93% of DOF’s 
projecrion far 2010 

On this basis, 682.239 is considered the tom1 2020 projectedpopulation. 

Modified Low for San Jonquin County 



b) Bring 2010 Household Population back to ZOOS: 

Household Population of 663,468 = Total Pup of  682,239 minus 18.771 population m 
P u p  q M m  

Apply the ratio of 20O8/2010 of DOF unadjusted households to the Household papulatian. 
above: 
The ratio equals 0.9259 where ( 666,147 / 719,455 ) 
2008 popuiauun of 614,308 = 663,468 = 0.9259 

c) Calculate projected Households by dividing by the mid-paint Households Per Capita of 
DOF’s household pmjcctionS 

Total Households 204,769 = 2008 population 614,308 I 3 of the “Middle” per capita 
households 

d) The Comparison d o  of rhis Household number to that of thc Lxrw Households calculated 
fiom DOF numbers is uscd to the Determination of Regional Housing Need: 

Comparison ratio of 0.92 = Modified households of ( 204,769 I 222,927 ) 

Modified Low Housing F e d  of 39.569.~ comparison ratio 0 9 2  * 43,078 rrgional 
housing need determin;ltlao ( &om step # 1 I )  

Page 3 d3 
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Attachmcnt IlLb. 

Culdntions' for Determination of ''Middle" RcgionaI Housing Need 
for San Joaquin County 

for January 2001 to July 2008 

Calculate Hotwine Units Needed for End of Planninp Periodr 

1) 
July 2008 Owner Houscholds = July 2008 houscholds Ownership Rate in 2000 

225,386 households for July 2008 Using the '%fiddle" series for county 
6038% is rhe 2000 ownership share 
336,087 Owner Households = 225,3386 households * 6038 9% 

July 2008 Owner Units Needed = July ZOOS Owner Households / 000% - owner vacancy rate) 
The vacancy allowance is calculated usmg the lesser of 2% or the average 1990/2000 raancy rate 
of 150% 
l38,160 owner uniis = 136,087 Owner Households /(loo%-1.50%) 

2) 
July 2008 Renter households =July 2008 households * Rentership Rate in 2000 

225,386 households for JuIy 2008 using the m d d l e "  series for county 
39.62% is the 2000 rentenhip share for counry 
89,299 Renter Households = 225386 households * 39.62% 

July 2008 Renter Units Needed = JuIy 2008 Rcntcr Households / ( 100% - vacancy rate for renters ) 
The vacancy alIowance is calculated using rhe lesser of 6% or thc avnagc 199012000 vacancy rate 
of 4.20% 
93214 rrnter units = 89,299 renter households / (100%-4.20%) 

3) 
Needed Permanent Housing Stock In July 200s = ( 'Owner Units Needed + Renter Udta Needed ) 

231,373 pcrmanenf housing units= 138J60 Owner Units + 93,Zl4 Renter Units 

CaIcuiate Additional Units Needed for Permanent Houslnv: 

4 
Permanent Housing Stock in 2000 = ( Owner Occupied Units 2000 + Renter Occupied Unlts 2000 + 
Vacant Owner Units 2000 + Vacant Rental Units 2000 ) 

Owncr Occupied Units 2000 = 
Rcntal Occupied Uniu 2000 = 
Owner Vacmt Units 2000 = 
Rental Vacant Vnirs 2000 = 
Permanent Stock = ' 185,851 

109,667 
7 1,962 
1.354 
2.Jm 

5) 
Permanent Units as share a t  Housing Stock = Permanent Units / Total Housing units 7,000 

189.160 = Toral Housing units Zoo0 
Permanent Housing Share 98.25% = 185.851 Ptnnancnt Stock / 189,160 Total 2000 Housing 
Units 

Page 1 of 2 

' Calculations use data pmicular LO rhis county. See Key Variables scction of Anachment N. Mcthodology. 

Medium for San Joaquin County 
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6) 
Permanent Housing Stock in January 2001 = Total Units on January 2001 * Permanent Bousing 
Stock Share from 2000 

188.905 Permanent Housing units in 2001 = 192,268 Total DOF Units January 01 * 9825% 

7) 
Additional Units Needed of Permanent Housing = Permanent Rousing Stock in J d y  2008 (tom step 
#3) - Permanent Housing Stock in January 2001 (from stcp #6) 

42469 Net New Units Needed = 231,373 permanent units in 7ROOS - 18S3O5 those in 2001 

Calculate Units Needed to Replace Norm1 T ~ a s  of Units 2001 to 7/2n48; 

s) 
Annual Average of units existing 2001 to 7/2008 = (units m 2001 + Units in 7/2008)/2 

210,139 averngc units annually = (183,905 units in 2001 + 231,373 units in 7L2008) / 2 

Loss of Unik per year = (Average exkting d t s  2001 to 7D008) * (Removal Factor 0.002) 
Total years for January 2001 to Jury ZOOS = 75  y tys  
420 removals per year = 21039 average units * .Om 

9) 
Normal Loss of Units 2001 to 7/2008 =Loss per year * 75 years, Capped at 25 % of Need 

3,152 Rcplacemmt Units Needed over planning period = 420 rc~nova~s per year * 7 5  
332 Replacement Units Capped ot 25% of Need = lesser of 3,152 o r  (25 * 42,469 from strp 
tn) 

Calculate Units. if nny historically, that would be provided on American Indian Triial Lsnds: 

10) 
0 Units on Tribal lands in 2000 = 0.00% % share of the 2000 permanent stock 185,851 (from 
step #4)1 

0 Tribal Units as share of Need for 2Qo1-7t1008 = 
O.OO%% * ( 42,469 Net Units Needed from step #7 + 3 3 2  Marker Removals &om #9) 

Determine Recional.Hou$sinnNed 2001 to 712008 

11) 
Regional Housing Need 2001-7/2008 = Net Units Needed for Permanent Housing Stock (step #7) + 
Replacement €or Market Removals 2001 to7/2008 (step #9) - Units €or Tribal Lands (from step #lo) 

= 42,469 Units Needed + 3,152 Replacements - 0 Tribal Unit Share 

Page 2 of 2 

Medium for San Joaquin County 



w. hL. m R- sL.nd 
2 m  2011 G l n m  h b  Glmtb Jmb G n r t L  

35.132 - 31597 9 3,535 22931 15.42% 

- SLni SLUm d HCD Totmi 
Job W*Wt H*nnhdI w.Wt R*.ul R . J m  

, GrmIh Factor cnru F'.W N d  N d  

. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

ID- Cmt.lwJ 2- HounbdI 
1- 

P-nty. 
JURISDICTTON 

24.70% 

17.17% 

18.52% 

39.62% 

100.01% 

41.6696 

1OO.W% 

2 n 1  n - h a  
lwwr 

P - Y  
JUURISDICIlON 

24.51% 

16.44% 

18.42% 

40.64% 

1OO.OtW 

990 

664 

744 

1,642 

4,041 

7 - 3  



DRAFT (Udjusted) REGIONAL HOUSING NEEDS ALLOCATION, 2001-08 

STOCKTON 

4,934 

2,972 

3,306 

6,982 

TOTAL SJC 
TRACY UNINCORF’.AREA REGION % 

1,163 1,071 9,452 23.89?/. 

812 714 6,111 15.44% 

1,063 836 7.183 18.15% 

3 3 4  1,850 16,822 425 1% 

18,194 

7-9 

100.00./0 6,403 4,471 39,569 



ADJUSTMENTS TO 
DRAFT REGIONAL HOUSING NEEDS ALLOCATION, 2001-08 

LODI 
I” UNINCORP. TOTAL SJC 

MANTECA RIPON STOCKTON TRACY AREA REGION % 
I 

CATEGORY ESCALON LATHROP 
I I 

dpt 

Allocation 
Above Moderate 

djwr 

Allocation 
Totals 

adjwt. 

Allocation 

formula 

fomuln 

Very Low 
fomuln 
adjwt 

-1 -2 

84 189 

222 500 
-3 -6 

219 494 

484 1,017 
1 12 

49 1 1,029 

108 1 166 
1 2 

738 
I 

I 

Allocation 109 188 
LOW I 

745 206 3,277 1,054 829 7,122 

fomdn 
adjwt 

Moderate 

I 

I 1,642 
-20 

1,622 
I 
~ 4,040 

I 
l 4,014 

1,663 600 4 9 a  3,364 1,850 14823 

1,643 593 6,897 3,323 1,828 16,619 

3,767 1,194 1&194 6,402 4,47 1 39,569 

3,823 1,208 18,081 6,469 4,455 39,569 

-a0 -7 -&I 41 -P -a04 

56 14 -llJ 67 -16 0 

990 I 785 I 228 I 4.934 I 1.178 I 1.085 1 9.497 I 24.00% I 
664 578 161 2,972 812 714 4110 

73 a0 102 221 

l 664 651 181 2,972 914 71 4 6,33 1 

15.44% 

16.00% 

18.0OY0 

4252% 

42.00% 

1lM.Wh 

100.00% 

4 
I 



HOUSEHOLD GROWTH 

2w 

2007 

Zoo8 

I I I I I I I I I 
2005 I 2,296 1 35% I 4 451 I 19.085 I 4,378 1 9 1 . w  I 22, 0 6 5 1  40,966 204643 

23 53 3,710 y 6 6 9  19,5sO 4,556 93,941 23,101 41,073 210,983 

2,469 3,865 22,886 20,075 4,134 %,OM 24,137 41,181 212,912 

2465 4,020 23,103 4,9 1 1 98,127 25.175 4 1 3 8  219,657 

I I I I I I I I I 
2008 I 2,615 I 3,551 I 35,132 I 17,393 1 4,428 1 99,5a6 I 19310 1 45,864 I 227,879 

Souse Dcnvcd horn SJCOG &.rd A p p c o ~ ~ I  E m p l m t  R o l e o n  -2025) 

7-11 
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A R E 4  

S.J. county 
Escrlon 
Lathrop 

COG Board Approved 
Pop u 1 at i on Projection (2 0 0 0-2 02 5) 

2000 2005 2010 2015 2020 2025 

566,600 633,338 700,095 766,843 azi,8st m,338 
5,825 6.637 7,448 a.260 8,929 9, a83 
9.975 12,760 15,546 18.331 20.627 23.902 

I 

Stodcton 247,400 

Tracy 54,200 
Uninmrporitcd 131,Joo 

I I 
279,216 311,033 342,849 374,631 406,432 
70.828 87,456 104,084 117,788 137,341 
133,141 134,881 136,622 138,056 1-10,103 

COG Board Approved 
Em ploy m e n t Projections (2 0 0 0 -2 0 25) 

Source: San J o i q h  Counui of Governments, 2O00. 
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California Government Code Section 
65584. Regional Housing Needs 
(a) For purposes of subdivision (a) of Section 
65583, the share of a city or county of the 
regional housing needs includes that share of 
the housing need of persons at all income 
levels within the area significantly affected by a 
general plan of the city or county. The 
distribution of regional housing needs shall, 
based upon available data, take into 
consideration market demand for housing, 
employment opportunities, the availability of 
suitable sites and public facilities, commuting 
patterns, type and tenure of housing need, the 
loss of units contained in assisted housing 
developments, as defined in paragraph (8) of 
subdivision (a) of Section 65583, that changed 
to non-low-income use through mortgage 
prepayment, subsidy contract expirations, or 
termination of use restrictions, and the housing 
needs of farmworkers. The distribution shall 
seek to reduce the concentration of lower 
income households in cities or counties that 
already have disproportionately high 
proportions of lower income households. 
Based upon population projections produced 
by the Department of Finance and regional 
population forecasts used in preparing regional 
transportation plans, and in consultation with 
each council of governments, the Department 
of Housing and Community Development shall 
determine the regional share of the statewide 
housing need at least two years prior to the 
second revision, and all subsequent revisions 
as required pursuant to Section 65588. Based 
upon data provided by the department relative 
to the statewide need for housing, each council 
of governments shall determine the existing 
and projected housing need for its region. 
Within 30 days following notification of this 
determination, the department shall ensure that 
this determination is consistent with the 
statewide housing need. The department may 
revise the determination of the council of 
governments if necessary to obtain this 

consistency. The appropriate council of 
governments shall determine the share for each 
city or county consistent with the criteria of 
this subdivision and with the advice of the 
department subject to the procedure 
established pursuant to subdivision (c) at least 
one year prior to the second revision, and at 
five-year intervals following the second 
revision pursuant to Section 65588. The 
council of governments shall submit to the 
department information regarding the 
assumptions and methodology to be used in 
allocating the regional housing need. As part 
of the allocation of the regional housing need, 
the council ofgovernments, or the department 
pursuant to subdivision (b), shall provide each 
city and county with data describing the 
assumptions and methodology used in 
calculating its share of the regional housing 
need. The department shall submit to each 
council of governments information regarding 
the assumptions and methodology to be used 
in allocating the regional share of the statewide 
housing need. As part of its determination of 
the regional share of the statewide housing 
need, the department shall provide each 
council of governments with data describing 
the assumptions and methodology used in 
calculating its share of the statewide housing 
need. The councils of governments shall 
provide each city and county with the 
department's information. The council of 
governments shall provide a subregion with its 
share of the regional housing need, and 
delegate responsibility for providing 
allocations to cities and a county or 
counties in the subregion to a subregional 
entity if this responsibility is requested by a 
county and all cities in the county, 
a joint powers authority established pursuant 
to Chapter 5 (commencing with Section 6500) 
of Division 7 of Title 1, or the governing body 
of a subregional agency established by the 
council of governments, in accordance with an 
agreement entered into between the 



council of governments and the subregional 
entity that sets forth the process, timing, and 
other terms and conditions of that delegation 
of responsibility. 

@) For areas with no council of 
governments, the department shall 
determine housing market areas and define the 
regional housing need for cities and counties 
within these areas pursuant to the provisions 
for the distribution of regional housing needs 
in subdivision (a). If the department 
determines that a city or county possesses the 
capability and resources and has agreed to 
accept the responsibility, with respect to its 
jurisdiction, for the identification and 
determination of housing market areas and 
regional housing needs, the department shall 
delegate this responsibility to the cities and 
counties within these areas. 

(c) (1) Within 90 days following a 
determination of a council of governments 
pursuant to subdivision (a), or the 
department's determination pursuant to 
subdivision (b), a city or county may propose 
to revise the determination of its share of the 
regional housing need in accordance with the 
considerations set forth in subdivision (a). The 
proposed revised share shall be based upon 
available data and accepted planning 
methodology, and supported by adequate 
documentation. 

(2) Within 60 days after the time period for 
the revision by the city or county, the council 
of governments or the department, as the case 
may be, shall accept the proposed revision, 
modifj. its earlier determination, or indicate, 
based upon available data and accepted 
planning methodology, why the proposed 
revision is inconsistent with the regional 
housing need. 

(A) If the council of governments or the 
department, as the case may be, does not 
accept the proposed revision, then the city or 
county shall have the right to request a public 

(C) The county's share of low-income and 

hearing to review the determination within 30 
days. 

(€3) The city or county shall be notified 
within 30 days by certified mail, return receipt 
requested, of at least one public hearing 
regarding the determination. 

(C) The date of the hearing shall be at least 
30 days fiom the date of the notification. 

@) Before making its final determination, 
the council of governments or the department, 
as the case may be, shall consider comments, 
recommendations, available data, accepted 
planning methodology, and local geological 
and topographical restraints on the production 
of housing. 

(3) If the council of governments or the 
department accepts the proposed revision or 
modifies its earlier determination, the city or 
county shall use that share. I f t h e  council of 
governments or the department grants a 
revised allocation pursuant to paragraph (l), 
the council of governments or  the department 
shall ensure that the current total housing need 
is maintained. If the council of governments 
or the department indicates that the proposed 
revision is inconsistent with the regional 
housing need, the city or county shall use the 
share that was originally determined by the 
council of governments or the department. 

(4) The determination of the council of 
governments or the department, as the case 
may be, shall be subject to judicial review 
pursuant to Section 1094.5 of the Code of 
Civil Procedure. 

( 5 )  The council of governments or the 
department shall reduce the share of regional 
housing needs of a county if all of the 
following conditions are met: 

(A) One or more cities within the county 
agree to increase its share or their shares in an 
amount that will make up for the 
reduction. 

(B) The transfer of shares shall only occur 
between a county and cities within that munty. 
very low income housing shall be reduced only 

8-2 



c 

in proportion to the amount by which the 
county's share of moderate- and above 
moderate-income housing is reduced, 

(D) The council of governments or the 
department, whichever assigned the county's 
share, shall have authority over the approval 
of the proposed reduction, taking into 
consideration the criteria of subdivision (a). 

(6) The housing element shall contain an 
analysis of the factors and circumstances, with 
all supporting data, just iwg the revision. 
All materials and data used to just@ any 

revision shall be made available upon request 
by any interested party within seven days upon 
payment of reasonable costs of reproduction 
unless the costs are waived due to economic 
hardship. 

(d) (1) Except as provided in paragraph (2), 
any ordinance, policy, or standard of a city or 
county that directly limits, by number, the 
building permits that may be issued for 
residential construction, or limits for a set 
period of time the number of buildable lots that 
may be developed for residential purposes, 
shall not be a justification for a determination 
or a reduction in the share of a city or county 
of the regional housing need. 

(2) Paragraph (1) does not apply to any city 
or county that imposes a moratorium on 
residential construction for a specified 
period of time in order to preserve and protect 
the public health and safety. If a moratorium 
is in effect, the city or county shall, prior to a 
revision pursuant to subdivision (c), adopt 
findings that specifically describe the threat to 
the public health and safety and the reasons 
why construction of the number of units 
specified as its share of the regional housing 
need would prevent the mitigation of that 
threat. 

(e) Any authority to review and revise the 
share of a city or county of the regional 
housing need granted under this section shall 
not constitute authority to revise, approve, or 
disapprove the manner in which the share of 

the city or county of the regional housing 
need is implemented through its housing 
program. 

(f) A fee may be charged to interested 
parties for any additional costs caused by the 
amendments made to subdivision (c) by 
Chapter 1684 ofthe Statutes of 1984 reducing 
from 45 to 7 days the time within which 
materials and data shall be made available to 
interested parties. 

(8) Determinations made by the department, 
a council of governments, or a city or county 
pursuant to this section are exempt fiom the 
California Environmental Quality Act, Division 
13 (commencing with Section 21000) of the 
Public Resources Code 
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IIOUSEHOLD 
INCOME 

CATEGORY 

very Low 
20% 

40%1 

50% - 
Low 
20% 
'%()'%I 

50"/0 
I 

Moderate 
20vo 
40% 
5 0 v o  

Above Moderate 
20% 
40"'n 
50% 

Totals 
20% 

5U% 
40% 

21 JVI 02 

UNINCORP. 
MANTECA RIPON STOCK?'ON TRACY AREA 

____  

721 194 5,2411 971 1,111 

764 2i6 5,036 i , i i n  1.n9.3 

785 228 4,934 1,178 1,085 

670 173 3,040 819 721 

657 178 2,'195 883 717 

- 651 1x1 2,972 911 714 

786 201 3,270 994 843 
758 2115 3,278 1.034 83.3 
745 206 3,277 1,054 829 

REGIONAL HOUSING NEEDS ALLOCATION, 2001-08 

ASSUMING 20%, 40Yn and 50% MOVEMENT TOWARDS COUNTYWIDE HOUSEHOLD INCOME AVERAGE 

TOTAL SJC 
REGION 
.~ 

9,497 

9,497 

9,497 

6,331 

6.33 I 

6,331 

7,122 
7.1 22 

7,122 

108 

I 0 9  

1,033 

1,031 
490 1,029 

LODI 

095 

992 

990 - 

682 

670 

664 

743 

740 
738 

1,579 

1,607 

1,622 

3,999 

4,(XN 
4,014 

1.676 

1.654 
1,643 

3355 1,213 
3,833 

6.468 
6,753 

6,897 _____ 

18,194 

18.062 

18,080 _____ 

3,692 1,799 
3,447 1,819 

6,402 4,414 

6.474 4,462 ! 16.619 

1 G,619 
16,619 

39,569 
39,569 
39,569 

1 
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I 

I 

I I 
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208 I 5306 I 1,063 I E36 I 7.183 I 18.15% 

400 . I  6.982 1 3364 1 1,850 1 16,822 1 4251% 

I I /  
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I I I I I 



LODI 

3 . 1 Q  - 21.583 = 1.520 30.362 5.01% 

990 

664 

744 



AT)J,US'I'fiXENTS 10 
DRAET IWGIONAL HOUSING NEEDS ALLOCATION, 2001-08 

UNINCORP. 
ARFA 

1,071 
14 

1,085 

714 

714 

BKi 
-7 

829 

1,850 

1,828 
-2L 

very Low 

Alloca t iori 

finnula 
nd j w i .  

'I'O'l'AL SJC 
ItEGrON % 

9.152 23.89% 

9,497 24.00%) 
45 

6.11o 15.11% 
211 

6,331 16 .oo./- 
7.181 18.16% 
-12 

18.00% 
I_ 

7,122 

16,823 4252% 
-m 

4 2.00% 1G,619 

Low 
foorrula 
a+i. 

Allocatioii 
Moderate 

1 
f0"tlul. 85 191 
u3jII.l.  -2 

Allocation 8 4 189 

Abovc Moderate 
fomnlt. 222 500 1,642 
d j u .  t. -3 -6 -20 

Allocation 1,622 1,643 

?'or& 

[ Allocation I 491 I 1,029 I 4,014 - I 3,823 
I f - h n d ?  

~ 

ItIPON 

2 2 5  
3 

228 

16 1 
21 

181 

ma 

206 
-2 

m1 
-7 

593 

1,194 
14 

1,208 

S1' 0 CICTO N 

4,934 

4.934 

z972 

2,972 

3,306 
-2Q 

3,277 

6,902 
-85 

6.897 

'I" A C Y  -___ 
-I__ 

1,163 
IS 

3,178 

812 
102 

914 

1,063 
-9 

1,054 

3, .% 1 

3,323 
-4 1 

-- 

6,402 

6 469 
67 

-L 4,155 100.00% 
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Regional Housing Needs Determination 
January 2001 - July 2008 

for 
San Joaquin County 

I Using 2000 Census Household Income Data 1 
Housing Units 

%L !a? Middlp, Bv Income Distiibufion 

Very Low 24 Yo 9,497 10,949 

Low 16% 6,331 7,299 

Moderate. 18% 7,122 8,212 

1000/0 . 39,569 45,621 



HOUSEHOLD GROWTH 



. .  

. .  

COG Board Approved 
Population Projection (20 0 0 -2 02 5 )  



TABLE 3 
BASIC CONSTRUCTION NEEDS 

JANUARY 1, 1990 TO JULY 1, 1997 

BY COMPONENTS*: 
Ho usi n a' Units 

Household Increase 

7990 Vacancy Need 

1.997 Vacancy Need 

Zieplacemeni Need 1930-1 9.97 

I oTal - 

BY INCOME GROUP: 

Very Low 

G?n e r Lower 

Mode r a? s 

Abovs Modem72 

- 
1 o-ial 

32,657 

-99 1 

1,835 

2,776 

36,277 

Housi,na Uni?s 

9,042 

6,190 

7,283 

13,762 

36,277 

3asic Construcrion Needs were calcufaird using i h e  forrnulas shown in A p p n a i x  3 of rhe S;a;t 0; Caliioinia 
Office of Housing and Connunj ry  Development pubticarion "Developing a 3egior;al Flousing Needs Plan." 
The following wzre used in :he calcu1a:ions: a vacan~-no~- ior -sa le -or - r~n~ p e r c e n z g e  of 2.1,  and an annual 
;enoval r x s  of .002. Esinates fo r  1990 homeownership rates  iorjuriscicTions were derived by using 1980 
ownership rates by unii q p e  by connuniw. inese razes were Then a2plied TO new uni;s by r y p  by 
c o n n u n i r y  as IisTed in counry building 2eriniT summaries  from 1980 70 1989. Es;ina:zs of i 9 : O  
homeownzrship ratcs were Then calculaTid based on :he addirion of new unirs TO ;he 1930 bass. 

c, 



JU3ISDICTION 

TPACY 

STOCKTON 

,?[?ON 

- ESCALON 

LODl 

MANTECA 

UNINC. 
COUNTY 

TOTAL 

INCOME G2OU? 

VE2.Y LOW 
LOW 
MODE3ATE 
ABOVE MODE3ATE 
TOTAL 

V E W  LOW 
LOW 
M 0 3 E?ATE 
A3OVE MODEFlATE 
TOTAL 

V E W  LOW 
LOW 
M 0 D EZ‘ATE 
A30VE MODE?,ATE 
TOTAL 

VEi?Y LOW 
LOW 
M 0 D %ATE 
A30VE MODEWTE 
TOTAL 

V E W  LOW 
LOW 
M 0 D E2,ATE 
A 3 0 V E  M O D 3 A T E  
TOTAL 

V E 3 Y  LOW 
LO w 
M 0 DEFATE 
A30VE MODESATE 
I OTAL - 

V E W  LOW 
LO w 
MODE2ATE 
A 3 O V E  MODE3ATE 
TOTAL 

V E W  LOW 
LO w 
MO DEZATE 
A 3 0 V E  MODE?ATE 
TOTAL 

VEAY LOW 
LOW 
MODE?,ATE 
ABOVE MODE?,:ATE 
TOTAL 

HO USEH 0 LDS 
1990-1 997 

N U M S E ?  

1055 
729 
9L2 

1757 
4434 

3300 

2327 
5239 

i r503 

93 
63 
90 
I64 
41 0 

71 

L6 
100 
752 

352 
456 
521 
s33 

2333 

S29 
L55 
51 3 

1125 
2842 

2S3 
230 
254 
442 

1220 

1477 
1063 
1255 

5303 

81 81 
5 S 3 i  
6 3 . 7  

i 2348 
32657 

m a  

c 

2508 

?E?iCENT 

2 3 . 5 5 %  
16.27% 
21.01 % 
39.1 7 %  

100.00% 

26.89% 
17.5001: 
7 9.49 % 
36.1 2 %  

100.00% 

22.61 %l 

7 5.45 % 
21.96% 
39.98% 

100.00% 

27.1 1 % 
1 7.59% 
17.36% 
37.95% 
: r30.00% 

25.14% 
17.32% 
19.78% 
37.76% 

i OO.DO% 

22.13% 
i 6.01 % 
21.57% 
40.29% 

100.00% 

24.05% 
18.88% 
20.a4oh 
36.23% 

7 UO.OO% 

23.43% 
16.86% 
19.31 % 
39.79% 

1 00.00% 

25.05% 
17.0% 
20.05 74 
37.31 ?4 

100.00% 

HOUSING UNITS 
7990-7997 

UNITS 

7 227 
348 

1095 
2042 
5272  

3931 
2558 
2849  

14520 
5281 

102 
69 
99 

180 
450 

71 
4 6  
4 6  

100 
263  

257 
590 
674 

1207 
3407 

724 
523 
705 

1317 
3269 

322  
253 
279 

1339 
5a5 

1808 
1307 

.1536 
3070 
777 Q 

9042 
51 90 
7283 
i 3762 
-?i=777 


